MINUTES

MANSFIELD PLANNING AND ZONING COMMISSON
Regular Meeting, Monday, June 18 2007

Council Chambers, Audrey P. Beck Municipal Building

Members present:  R. Favretti (Chairman), B.d8ar, J. Goodwin, R. Hall, K. Holt, P.
Kochenburger,
P. Plante, B. Ryan, G. Zimmer

Alternates present: M. Beal, L. Lombard, B. Rski
Staff present: G. Padick (Director tdrihing)

Chairman Favretti called the meeting to order 42 fi.m. Favretti noted that if
necessary, Alternate Beal will act if a memberiggjdalified.

Holt MOVED, Gardner seconded, to add to the Ageamtd#er Old Business, item #7-
Wild Rose, File #1113-3. MOTION PASSED UNANIMOUSLY

Minutes:

6/4/07- Hall MOVED, Gardner seconded, to approwe@hl/07 PZC meeting minutes as
written. MOTION PASSED with all in favor, except Gawin and Plante who were
disqualified.

6/11/07-Field Trip - Holt MOVED, Ryan secondedafgprove the minutes as corrected.
MOTION PASSED with Favretti, Gardner, Ryan, Holddrombard in favor and all
others disqualified.

Scheduled Business:
Zoning Agent’s Report

A.- B. were noted. Hirsch updated the Commissiat very little activity has occurred

at the Edward Hall gravel site, and noted thatdiong plans have been submitted for the
Eric Hall site. Pociask questioned if any new\atstihas occurred at the Paideia site.
Hirsch stated that the Building Official allowedethouring of the remaining section of
wall in order to complete that section and remdweeforms in place. He also noted that
the Building Department and Zoning Office are be#iting on revised plans, and no
further activity will be allowed until these plahave been submitted and approved.
Gardner asked about the number of junk vehiclesrobd at the Hall site during the

Field Trip. It was pointed out that this issue wias related to the sand and gravel permit,



and the Zoning Agent was asked to determine if\aolations have occurred with regard
to other zoning regulations. Hirsch agreed to repack at the next meeting.

7:10 p.m. Presentation by Paula Stahl from the iG¥dley Institute on Open Space
Subdivisions

Gregory Padick, Director of Planning, introducedilBeStahl of the Green Valley
Institute, Community Design Educator. Stahl gdvee@ommission the history of her
background. She explained how the Green Valletytirie exists to help the Quinebaug-
Shetucket National Heritage Corridor communitied eitizens sustain their
environmental and quality of life while growing theconomies. Prior to the meeting,
she reviewed Mansfield’s Subdivision and Zoning lRatpons as well as the 2006 Plan
of Conservation and Development, and pointed astrengths and weaknesses in the
Subdivision Regulations. To correct a weaknesdaingd in the approval process, she
would encourage Mansfield to include a two-stepipiaary review procedure
consisting of a concept review and a preliminaxyaw in order to ascertain if an
applicant’s plan meets the goals of the Town, dbagehose of the developer, and that
any problems found would be identified early in glnecess. This procedure would
involve the collaboration of advisory committeds tleveloper and his consultants,
including a landscape architect. A brief questod answer period followed regarding
the benefits of this process. She also noted treatdentified some minor technical issues
that should be changed in the Subdivision Regulatamd she will pass them on to the
Director of Planning.

Quentin Kessel, of the Mansfield Conservation Cossimon, noted that establishing a
preliminary review process would be helpful to @@nservation Commission and other
advisory committees.

Stahl concluded her presentation noting that Matd§ Subdivision Regulations are
well written and offered her assistance if the Cassion would like any further
information or help.

Old Business:

Application to amend the Zoning Regulations; St@enter Alliance and Mansfield
Downtown Partnership, applicants, File #1256

With no discussion, Kochenburger MOVED, Hall secahdo approve, subject to
revisions noted below, the February 15, 2007 appbo of the Mansfield Downtown
Partnership Inc., and Storrs Center Alliance LL&Caimend various sections of the
Mansfield Zoning Regulations as submitted to then@dission and heard at Public
Hearings on March 28, April 5, April 26 and May 2D07. The subject regulation
amendments shall become effective as of July 187 20 upon subsequent filing on the
Mansfield Land Records.

The Planning and Zoning Commission has reviewedcandidered all Public Hearing
testimony and communications. The regulation amemds referenced above are
adopted pursuant to the provisions and authorityained in Chapter 124 of the



Connecticut General Statutes, including Section &ch provides the Commission
with:

The authority to regulate the densitp@bulation and the location and use of
buildings, structures and land for trade, industegjdence or other purposes;

The authority to divide the municipalityo districts of such number, shape and
area as may be best suited to carry out the puspsghapter 124 of the Connecticut
General Statutes; and, within such districts, thtbarity to regulate the erection,
construction, reconstruction, alteration or usbwfdings or structures and the use of
land;

The mandate to consider the Plan of Geatien and Development prepared
under Section 8-23;

The mandate to secure safety from fa@j@ flood and other dangers; to promote
health and the general welfare; to provide adedigiteand air; to prevent the
overcrowding of land; and to facilitate the adequaovision for transportation, water,
sewerage, schools, parks and other public requitesne

The mandate to give reasonable considaras to the character of the district and
its peculiar suitability for particular uses andwa view to conserving the value of
buildings and encouraging the most appropriateofitand throughout such
municipality;

The authority that reasonable considemdie given for the protection of existing
and potential public surface and ground drinkingewaupplies;

The authority to encourage energy-efficgatterns of development.

1. The subject Storrs Center Special Desigtridt Regulations promote goals,
objectives, and recommendations contained in Mala$i 2006 Plan of Conservation
and Development. The revisions also are consistgghtgoals and recommendations
contained in the 2002 Windham Region Land Use Rlad,the 2005-2010 Conservation
and Development Policies Plan for Connecticut.

2.  The approved revisions are acceptably wbeshel appropriately coordinated with
other provisions of Mansfield’s Zoning Regulatiombe revisions have been determined
to be legally acceptable by the Town Attorney.

3.  The approved revisions are consistent thighapproved Municipal Development
Plan for the Storrs Center Project.

4.  The approved revisions include new andiléetapplication requirements and
approval processes for creating new Storrs Cemteci8l Design Districts and for
authorizing new development within an approvedridist The approved regulations are



considered adequate and appropriate for regulaiinge development in the subject
project area.

The applicant’s February 15, 2007 “Proposed Rergsto Mansfield’s Zoning
Regulations” shall be revised to incorporate rewvisilisted below. These revisions
address issues raised in the Public Hearing prarebsre necessary to appropriately
regulate the subject Storrs Center project.

1. Items 1 though 9 listed in Exhibit 1 of tggplicant’'s May 15, 2007 letter as
“Conditions of Approval acceptable to the Co-Apphts”, shall be incorporated into the
final text;

2. Proposed Article X, Section T.4.a. (iiigfitbe revised to delete, “including private
residence clubs”;

3.  Proposed Article X, Section T.4.a. (xx\np8 be revised to read as follows: Private
clubs, such as university faculty clubs, univergitgduate clubs and clubs for civic or
religious organizations, with or without residehtiaits, but excluding clubs or housing
for student fraternities, sororities and other shtdyroups.

4.  Proposed Article X, Section T.4.a. (xixpBlioe revised to read as follows: Live
music, whether as a principal or accessory us&jged no live music is performed
outside after midnight, and there shall be no dsritside speakers after midnight.

Discussion began, and Zimmer noted that he wokédthe hours of live music to be
limited during the weekdays and expanded on théereds, and he also expressed
concern about excluding clubs and housing for stisdeExtensive discussion between
members occurred, especially on the proposed Gondit regarding live music. To
settle the issue, Goodwin MOVED, Favretti secontie@mend the motion made by
Kochenburger to remove Condition #4 regarding fruesic. MOTION PASSED with
Kochenburger, Favretti, Goodwin, Plante, and Rysafavor of removal, and Gardner,
Holt, Zimmer and Hall opposed.

Motion now stood on the floor as Kochenburger néatinus Condition #4 regarding
Live Music. MOTION PASSED UNANIMOUSLY.

Application to amend the Zoning Map to create a starrs Center Special Design
District, Storrs Center Alliance and Mansfield Ddasn Partnership, applicants, File
#1257

With no discussion, Kochenburger MOVED, Holt secashdo approve, subject to
revisions noted below, the February 15, 2007 appto of the Mansfield Downtown
Partnership Inc., and Storrs Center Alliance LLtErezone 47.7 acres of land east of
Storrs Road and south of Dog Lane from Plannedrigssi 2, Professional Office 1 and
Rural Agricultural Residence 90 to Storrs Centezctd Design District, as submitted to
the Commission and as heard at Public Hearings amciv28, April 5, April 26 and May
21, 2007. The subject rezoning shall become éfeets of July 15, 2007 or upon



subsequent filing of approved maps, reports antydesandards that, based on the
provisions of Article X, Section T of the Zoning reations, are directly associated with
the subject rezoning approval.

In approving this application the Planning and ZgnCommission has considered all
Public Hearing testimony and communications. Th@aved Storrs Center Special
Design District zone is adopted pursuant to theiprons and authority contained in
Chapter 124 of the Connecticut General Statutefjdimg Section 8-2, which provides
the Commission with:

The authority to regulate the densitp@bulation and the location and use of
buildings, structures and land for trade, industegjdence or other purposes;

The authority to divide the municipalityo districts of such number, shape and
area as may be best suited to carry out the puspsghapter 124 of the Connecticut
General Statutes; and, within such districts, thtbarity to regulate the erection,
construction, reconstruction, alteration or usbwfdings or structures and the use of
land;

The mandate to consider the Plan of Geatien and Development prepared
under Section 8-23;

The mandate to secure safety from fia@jq@ flood and other dangers; to promote
health and the general welfare; to provide adedigiteand air; to prevent the
overcrowding of land; and to facilitate the adequarovision for transportation, water,
sewerage, schools, parks and other public requitesne

The mandate to give reasonable considaras to the character of the district and
its peculiar suitability for particular uses andwa view to conserving the value of
buildings and encouraging the most appropriateofitand throughout such
municipality;

The authority that reasonable considemdie given for the protection of existing
and potential public surface and ground drinkingewaupplies;

The authority to encourage energy-efficiepatterns of development.

This zoning map revision has been adopted becapsenotes these statutory goals and
other zoning “purposes” cited in Article One of Méeld’s Zoning Regulations.
Furthermore, the Commission has adopted the nemsSIenter Special Design District
based on the following findings and reasons of aygdr

1.  The public and Commission members haveesged significant concern over the
impacts this project will have on area neighbortsoandd roads. This approval action has
been taken based upon the Town Traffic Authoritjweotment to proactively monitor

and appropriately address impacts on local ro&itsce this project is the most important
alteration to this area of Storrs Road in the T@syears and may have an unprecedented



impact on local Mansfield roads, the Traffic Autitpiill need to consider a variety of
traffic calming methods and increased enforcemergusrounding Town roads,

including methods and commitments that have hisatlyi not been considered necessary
or appropriate.

2. The public and Commission members haveesged significant concern about the
capacity of the University of Connecticut’s watapply system and its ability to safely
serve this project. This approval action has lieken based upon information submitted
by the applicant and University of Connecticut esgmtatives, including May 2006
letters with information contained in a draft UConMater and Wastewater Master Plan,
indicating that the UConn water supply and sewaggosal systems have adequate
capacity for the proposed Storrs Center projecirtieérmore, this draft Master Plan
indicates that university officials are proactivelyrsuing water conservation initiatives,
including the potential use of wastewater effluntcooling and other uses that will
reduce potable water needs and help ensure lomgcigpacity for all committed and
identified potential projects in the subject seevizea.

3.  The subject Storrs Center Special Desigtridt rezoning promotes goals,
objectives, and recommendations contained in Mala$i 2006 Plan of Conservation
and Development. The new zone also is considerasistent with goals and
recommendations contained in the 2002 Windham Regicand Use Plan and the 2005-
2010 Conservation and Development Policies for @otiout.

4.  The approved new zone is consistent wighapproved Municipal Development
Plan for the Storrs Center Project.

5.  Subject to the revisions noted below, tredifinary Master Plan maps, the Master
Parking Study, the Master Traffic Study, the MaStrmwater Drainage Study and the
Design Guidelines for this project provide adequate appropriate details to address the
regulatory provisions of Article X, Section T oftlZoning Regulations and the approval
criteria contained or referenced in Article Xllle&ion D of the Zoning Regulations.

The applicant’s February 15, 2007 Zoning Map Ameeadnsubmissions shall be revised
as set forth below. These revisions address issigesd through the Public Hearing
process and are deemed necessary to appropriagigment the subject Storrs Center
project.

1.  The preliminary master plan sheets shatebesed as follows:

A. Map ZC-04 (Map Amendment Plan) shall cleanigicate that conservation areas
shall be protected by a conservation easementtigtii own of Mansfield or appropriate
non-profit entity acceptable to the Director ofitlang; that the Town’s model
conservation easement format shall be used asagig for this required easement; and
that the easement shall be approved and filedragfthe first phase of the
development.



B. Map ZC-05 (Preliminary Master Plan) shallrbeised to clearly indicate that the
details of all turning lane movements into parkgggages shall be addressed at the time
of Zoning Permit submittal for each garage strugtand that it may be necessary to
eliminate or revise depicted on-street parking peaking garage entrances and near
public squares.

C. Map ZC-05 (Preliminary Master Plan) shallrbeised to clearly indicate that upon
permit approval by the State Traffic Commissior 8tate Department of
Transportation, the State Department of EnvironeddPttotection or any other State or
Federal agency with regulatory jurisdiction, then@oission shall be provided an
opportunity to review any revisions required by aogh regulatory agency; and that
pursuant to Article X, Section T.3.h of the adopBtdrrs Center Design District
Regulations, the Commission retains the authooityetermine whether the revisions
constitute significant alterations of approved plémat necessitate formal approval
following the procedure to approve a Zoning Map adment to SC-SDD.

D. Map ZC-07 (Traffic, Parking and Transit Mahall be revised to clearly indicate
that Zoning Permit applications shall include spedetails for public transit and bicycle
use enhancements; and that the developer, in ctopewith the Town, University of
Connecticut and Windham Regional Transit Distridt @oordinate public transit and
bicycle routes and associated facilities.

E. Note 3 on Map ZC-09 (Pedestrian Facilitied @pen Spaces Map) shall be revised
to clearly indicate that all walking trails and ettsite work within the conservation area
shall be detailed and approved in conjunction &ibhing Permit approvals; and that all
work in the conservation area shall be consistetht est management practices for
protecting vernal pools and other wetland areas.

F. Map ZC-10 (Phasing Map) shall be revisedé¢arly indicate that all proposed
Storrs Road improvements will be completed durhregdonstruction of Phase 1 of Storrs
Center. Parties responsible for these improvenmaaisbe identified.

G. Map ZC-10 (Phasing Map) shall be revisedearty indicate that a privately owned
roadway connection to the Post Office Road shatldyestructed as part of Phase 1 and
completed for public use before the first Certifecaf Compliance is issued for the
project; that this roadway shall be constructedh sititable surface, drainage, width and
signage to meet Mansfield’'s Fire Lane Standardsaipdovide a safe route for public
use; and that the developer shall post a bondpgaige to the Town, to assure that this
roadway can be converted to a public street, mgetirapplicable Mansfield Street
requirements.

2.  The Master Parking Study shall be revigeith¢orporate the three “conditions of
approval acceptable to the co-applicants” as coathin exhibit A, items 4, 5 and 6 of
the applicant’s May 15, 2007 letter to the Comnaissi



3.  The Master Traffic Study shall be revisedhicorporate the “conditions of approval
acceptable to the co-applicants” as contained lnb&xA, item 7, of the applicant’s May
15, 2007 letter to the Commission.

4.  The Design Guidelines shall be revisels\s:

A. The revisions submitted in association wiita applicant’s May 15, 2007 letter to
the Commission shall be incorporated except abdurevised below.

B. Section 2.4.4.k regarding street lightinglshe revised to label all dimensions as
maximum height.

C. Section 3.10.5.c (4) regarding the maximuncgr@age of window sign coverage,
shall be revised to change 33% to 25% (agreed5(?a107 Public Hearing).

D. Section 3.10.5.g regarding table umbrellasigiay be revised to allow brand name
recognition but not other forms of advertising.

E. Section 4.2.1 regarding potential largeestieees shall be revised to eliminate
London Plane trees.

F. Section 4.2.3 regarding ornamental treel shaevised to correctly label “Cornus
florida” as a dogwood tree and to include a corgertus/species/cultivar for crabapple
trees.

G. Section 4.2.4 regarding open space treeklshatvised to eliminate Basswood
(Tilia Americana) and to replace it with anothendlen species. MOTION PASSED
UNANIMOUSLY.

Public Hearings:
Scheduled for 8:15 p.m.:

A. Request for driveway alterations/associaiézlwork along Scenic Road, Moynihan
Property, 112 Dog Lane File #1010-5

Chairman Favretti opened the Public Hearing at §:87. and noted that Zimmer,
Kochenburger and Alternate Pociask disqualifieartbeves. Alternates Beal and
Lombard were appointed to act in their stead. dtvesere Commission members R.
Favretti, B. Gardner, J. Goodwin, R. Hall, K. HéMt, Plante, B. Ryan and Alternates
Beal and Lombard. Padick read the Legal Noticié was printed in the Chronicle on
6/5/07 and 6/13/07, and noted a 6/15/07 memo flanDirector of Planning and a
6/12/07 report from Public Works Director/Tree Wemd Padick explained that this
public hearing is held because of the Town’s scevad ordinance which requires any
changes to a scenic road to come before the PZ& iecommendation to be submitted
to the Town Council for a final decision.



Favretti asked if the applicant had any updatedpta comments to present to the
Commission. Neil Moynihan, owner and applicanth&f property at 112 Dog Lane,
explained that he would like to install a circuteiiveway as an addition to the existing
one, because the sight lines for the present dayeawe obscured by certain trees.
Favretti and other Commission members expresseckoothat the map submitted with
the application was not clear as to what trees M@amwould like removed. Moynihan
indicated that removing trees labeled C&D on haphould be satisfactory. Favretti
asked about the sections of stone wall to be rethovthis process. Moynihan indicated
the stones will be used to enhance the existingosescof wall.

Reference was made to Hultgren’s report indicatirag there were other trees that he
identified as not in good condition and may needaeal. Moynihan indicated that his
main concern was for the removal of trees label&® CGind at a minimum would like
those removed.

Favretti added that because the plan was not ¢lkeamembers who participated on the
field trip could not easily identify the trees te lemoved. He asked that Moynihan work
with Hultgren to properly identify on the plan tleosees designated for removal.

Jane Moynihan, of 112 Dog Lane, asked the Commmdsi&eep in mind that there will
be increased traffic on Dog Lane, due to the newsttaction proposed for the
Downtown Project.

Holt MOVED, Plante seconded, to continue the PuHkaring to July 2, 2007.
MOTION PASSED with all in favor, except Goodwin.

Public Hearings Scheduled for 8:30 p.m.:

B. Proposed Special Permit renewals for remof/adaterial from Banis Property on
Pleasant Valley Rd., (file #1221)

Chairman Favretti opened the Public Hearing at §:857. Present were Commission
members R. Favretti, B. Gardner, J. Goodwin, Rl,HalHolt, P. Kochenburger, P.
Plante, B. Ryan, G. Zimmer and Alternates Beal, bard and Pociask. Padick read the
Legal Notice for the Banis and Hall propertiestggertains to both gravel removal
permit renewals, as it was printed in the Chronieies/5/07 and 6/13/07, and noted a
6/12/07 memo from Curt Hirsch, Zoning Agent andemo from G. Meitzler, Assistant
Town Engineer.

Favretti asked Mr. Banis, the applicant/owner gfifad any updated plans or comments
to present to the Commission. Banis indicatedrbathanges from last year’s
application are proposed and noted that no wok@a 3 has taken place.

Favretti noted that there were no questions or cemtsifrom the public or from
Commission members. Plante MOVED, Zimmer secontbedpse the Public Hearing
at 9:02 p.m. MOTION PASSED UNANIMOUSLY.



C. Proposed Special Permit renewals for remolvalaterial from Hall property on
Mansfield Hollow Rd. Ext., (file #910-2)

Chairman Favretti opened the Public Hearing at :68 Members present were R.
Favretti, B. Gardner, J. Goodwin, K. Holt, P. Pigr. Ryan, G. Zimmer and Alternates
Beal, Lombard and Pociask. Members Hall and Kobbheger disqualified themselves.
Padick noted that he read Legal Notice for thigihgan conjunction with the Banis
hearing as it was printed in the Chronicle on &/50d 6/13/07, and noted a 6/12/07
memo from Curt Hirsch, Zoning Agent and a memo fiénMeitzler, Assistant Town
Engineer.

Attorney Branse, representing the applicant, piteskine Commission with a 6/18/07
letter from Martin Brogie, LEP, of Pinecrest Envirnental Services, LLC, with a
Ground-Water Monitoring Well Gauging report for tip@avel bank area at the rear
location of 35 Mansfield Hollow Road.

Gardner questioned how much gravel has been exxth\atd Branse responded that
approximately 200 cubic yards had been removehldndst year. Because concern was
raised about approving the renewal when other tigyla seem to be present on the
property, Padick responded that the other violatiem® not subject to this application and
are a different issue.

Favretti noted that there were no questions or centsifrom the public or Commission
members. Holt MOVED, Gardner seconded, to closéPiiblic Hearing at 9:08p.m.
MOTION PASSED UNANIMOUSLY.

Holt volunteered to draft motions fbetnext meeting.
Old Business, Continued:

Freedom Green Issues: request for release of edurmls; authorization to begin Phase
IV.C.

Padick summarized his 6/15/07 report and Favretgathat there were no questions or
comments. Holt MOVED, Gardner seconded, that taaring and Zoning Commission
authorize the release of escrow funds held to ensumpletion of infrastructure and site
work in Phases Il and IV.A of the Freedom Greew@&epment. Furthermore, subject
to compliance with approved plans, escrow fund igions and all applicable approval
conditions and construction agreement provisidmes Gommission authorizes Zoning
Permits to be issued for development in Phase I¥sQlepicted on plans dated January
2, 2007 as revised to May 4, 2007. MOTION PASSHDANIMOUSLY.

Request for increase in occupancy at Thirsty Ddgdhd Grill, 134 N. Eagleville Rd,
File # 930-2

Tabled awaiting information from the applicant.

Discussion-Zoning Classification of Pleasant ValRnad area

Tabled awaiting additional information from Directaf Planning.

Potential Revisions to PZC/IWA Fee schedule



Tabled awaiting staff report.

Wild Rose Estates, Section 2- request for changecapancy, File #1113-3

Padick referenced the 6/18/07 memo from Attorndy&ger and the 6/18/07 memo from
Padick, both distributed to all members at thisneawvg's meeting. Padick summarized
the memos and Favretti noted that there were nbduguestions or comments from
Commission members. Gardner MOVED, Ryan secorttiatithe PZC modify

condition #4 of its 10/4/05 approval of Wild Rosst&es Section 2 to authorize up to
nine Certificates of Compliance for occupancy oiviemes in Section 2 subject to the
following:

1. Each new home to be occupied shall be segaent of roadway having its first
layer of pavement.

2. The subdivider shall maintain safe accessltoccupied lots.
MOTION PASSED UNANIMOUSLY.
New Business:

1. New Application to amend the Zoning Mapreyoning land on Storrs Rd and
Middle Turnpike from PO-1 and RAR-90 to PB-3. MarBon, Realm Realty applicant;
F and O Sanderson, S. Rogers, D. Donaldson, B.ayeand M. Krivanec, owners. File
#1259

Padick referenced the reports submitted and haodetd members this evening, and
noted that the file # on the agenda was incoreatt,the correct file # is 1259. Goodwin
MOVED, Holt seconded, to receive the applicatioiReflm Realty (File #1259) to
change the zone classification of 2.33 acres af tamned by F. and O. Sanderson, S.
Rogers, D. Donaldson, B. Depray and M. Krivanecated east of Storrs Road and south
of Middle Turnpike from PO-1 and RAR-90 zones tBE3 zone, as shown on plans
dated 6/6/07, and to refer said application td $teifreview and comments, and to set a
Public Hearing for July 16, 2007. MOTION PASSED ANIMOUSLY.

2.  Request to reduce escrow fund for phaseEBedom Green File 636-4
Tabled, referred to staff.

Reports of Officers and Committees:

Favretti reported that the Town Council is embaglom a Strategic Plan and he has
agreed to serve on a newly-formed planning commite this purpose, as the
representative from the PZC.

Communications and Bills:

There were no communications and bills.

Adjournment:



Favretti declared the meeting adjourned at 9:27 p.m
Respectfully submitted,

1.  Katherine K. Holt, Secretary



